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Mr.  Clarence  Jones,  Chairman 
Boston  Redevelopment  Authority 
Boston  City  Hall 
Boston,  Massachusetts   02201 

Dear  Mr.  Chairman  Jones  and  Members  of  the  BRA  Board: 

From  Boston's  maritime  economy  beginnings  to  the  booming  service  era 
of  today,  the  long-term  health  of  our  city's  economy  has  always  been 
tied  to  our  ability  to  develop  new  sectors  of  growth.   The  time  has 
come  to,  once  again,  develop  this  new  economic  growth. 

In  many  ways,  the  ingredients  for  creating  this  new  growth  in  Boston 
are  those  upon  which  we  have  relied  in  the  past,  the  unmatched 
caliber  and  skills  of  our  workforce,  the  world-renowned  reputations 
of  our  medical  and  educational  institutions,  and  the  spirit  of 
partnership  that  exists  between  business,  government,  and  community 
leaders. 
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This  "new  economy  "  research  environment  will  be  complemented  by 
additional  development  for  commercial  offices,  hotel  and  conference 
facilities,  retail  space,  and  parking  sufficient  to  accommodate  all 
of  these  uses.   The  presence  of  these  more  traditional  service 
economy  functions  alongside  the  new  economy  research  component  will, 
in  fact,  symbolize  the  diversification  of  Boston's  economy,  and 
considered  together,  will  represent  one  of  the  most  ambitious 
economic  development  initiatives  being  undertaken  anywhere  in  the 
world  today. 
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The  South  Station  Air  Rights  Project  represents  the  economic  promise 
of  generating  large  number  so  high-quality  job  opportunities  for 
Boston  residents,  in  addition  to  the  promise  of  stimulating  new 
business  growth  in  state-of-the-art  industries  and  the  substantial 
new  tax  revenues  that  result  from  that  growth.   And  beyond  these, 
South  Station  offers  the  promise  that  other  sites  throughout  BOston 
will  follow  its  lead  and  create  yet  further  economic  growth. 

Boston  is  today  embarking  on  a  new  sector  of  economic  growth.   With 
projects  such  as  the  South  Station  Air  Rights  Development,  Boston 
residents,  institutions,  and  business  can  indeed  take  a  great 
measure  of  pride  saying  that  we  have  seen  the  f  u  t  u  r  e  ,/la  ild  it  is    / 
Boston.  ^       '  " 
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BOSTON 

REDEVELOPMENT 

AUTHORITY 

Raymond  L  Flynn 
Stephen  Coyie 

One  City  Hall  Square 
Huston.  MA  112311 
iei7)  722-430(1 


Dear  Colleague: 

As  the  Chairman  of  the  Boston  Redevelopment  Authority  Board  of 
Directors,  it  gives  me  great  pleasure  to  take  part  in  the  development  of  the 
South  Station  Air  Rights  Project. 

Over  the  past  several  decades,  the  BRA  has  attempted  to  foster  economic 
growth  which  would  enhance  and  diversify  Boston's  economy,  improve  its 
employment  base  for  the  benefit  of  Boston  residents,  and  provide 
community  benefits  to  surrounding  neighborhoods.  The  South  Station 
project  has  the  capability  of  addressing  several  critical  policy  objectives 
related  to  real  estate  development.  The  opportunity  for  economic  expansion 
and  opponunities  for  Boston  and  its  residents  will  be  substantial. 

I  look  forward  to  the  development  process,  its  creativity,  and  the  positive 
benefits  to  Boston  and  its  citizens. 

Sincerely, 


Clarence  Jones       J       f  j 

Chairman 

Boston  Redevelopment  Authority 
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The  South  Starion  Air  Rights  Project  is  being  undertaken  at  the  very  time 
when  the  region  will  have  to  seek  new  sources  of  jobs  and  income.  The 
maturing  computer  and  computer  peripheral  companies  as  well  as  the 
defense-related  industries  are  no  longer  likely  to  be  a  major  source  of  job 
creation.  To  be  sure,  these  industries  are  healthy,  but  their  growth  impetus 
will  be  far  less  robust  in  the  years  ahead.  There  remains  little  doubt  that  the 
emerging  biomedical  and  biotech  companies  would  be  important 
replacement  industries  and  would,  moreover,  bolster  the  regions-and-nations 
long  term  competitive  strengths  in  international  markets. 

We  have  learned  that  New  England's  academic  medical  centers  and 
biotech/biomedical  firms  -  inextricably  linked  through  basic  and  applied 
research  and  product  development  -  are  facing  unprecedented  challenges. 
Our  academic  medical  centers  are  confronted  with  shifts  in  federal 
health-care  funding  and  "belt-tightening"  in  biomedical  research,  while  our 
fledgling  biomedical  firms  must  deal  with  increasingly  aggressive 
international  competition. 

There  is,  however,  a  strong  basis  for  optimism.  New  England  is  without 
peer  in  the  research  and  development  base  of  its  nine  medical  schools  and 
their  48  major  teaching  hospitals,  coupled  with  the  R&D  carried  out  by  the 
region's  established  biomedical  companies  and  younger  biotech  firms. 

South  Station  represents  a  bold  step  to  strengthen  our  biomedical  research 
and  development  base  and  capture  the  ensuing  economic  benefits  for  the 
region. 


Dr.  James  M.  Howell,  Chief  Economist,  Bank  of  Boston 


The  development  of  South  Station  Technopolis  will  add  a  new  dimension  of 
economic  and  physical  vitality  to  the  city  which  will  also  create  enterprising 
opportunities  for  the  Chinatown  community. 

The  South  Station  development  will  achieve  economic  diversification  on 
both  the  city  level  and  the  community  level.  The  Chinatown  community 
will  gain  access  to  additional  job  markets  and  expand  the  choice  of 
employment.  Along  with  meaningful  employment  made  possible  by 
stronger  job  training  programs,  the  community  can  also  access  a  wide  range 
of  business  ventures,  such  as  professional  consultancy  and  vendor 
opportunities. 

Furthermore,  the  Chinatown  community  looks  forward  to  contributing 
actively  to  the  South  Station  development  and  hopes  to  explore  with  the  joint 
venture  what  opportunities  the  project  can  offer  through  community-based 
development  entities  and  non-profit  organizations. 

Most  importantly,  as  an  alternative  to  further  institutional  expansion,  the 
development  of  the  South  Station  Technopolis  will  help  improve  the  quality 
of  life  for  the  neighborhoods,  while  at  the  same  time  enabling  the  continued 
growth  of  Boston  as  home  to  the  leading  health  care  and  biotechnology 
industries  in  the  country. 

Bill  Moy 

—  Co-moderator,  Chinatown-South  Cove  Neighborhood  Council 


The  architectural  challenge  presented  by  the  South  Station  Redevelopment 
Area  offers  extraordinary  potential  for  the  development  of  a  new  planning 
and  formal  vocabulary  for  Boston.  Not  since  the  1960's  has  a  project  of  this 
scale  been  so  dependent  for  its  success  on  its  capacity  to  embody  the  spirit 
and  character  of  all  the  people  of  this  city:  creative,  tough,  pragmatic, 
visionary  and  self-confidenL 

This  is  not  a  place  for  stand  pat,  status  quo  architecture.  There  is  no  room  in 
the  vision  of  this  project  for  shallow  nostalgia  or  vain  opulence.  The  intense 
functional  and  programmatic  problems  we  are  dealing  with  here  have  little 
historical  precedent,  and  the  opportunity  to  Unk  Boston's  institutional, 
economic  and  community  forces  is  unique.  The  physical  order  of  the  South 
Station  Redevelopment  Project  should  promote  this  interaction  and  the 
architecture  that  evolves  from  these  imperatives  of  site,  program  and  social 
agenda  should  clearly  and  unequivocally  represent  that  dynamism. 

This  is  a  new  chapter  in  the  architecture  of  Boston. 

Peter  Forbes,  FAIA 
President 

Peter  Forbes  and  Associates,  Inc. and  President 
The  Boston  Society  of  Architects 
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INTRODUCTION 


Project  Overview 

The  Boston  Redevelopment  Authority  is  seeking  the  participation  of  local 
research  institutions  and  real  estate  developers  in  a  major  joint  venture  project  to 
develop  the  BRA-owned  South  Station  Air  Rights  Parcel. 

The  South  Station  Air  Rights  Development  allows  up  to  2  million  square 
feet  of  new  development  above  Boston's  primary  intermodal  transportation  facility. 
A  major  component  will  include  the  development  of  space  to  accommodate  the  city's 
new  research  economy  —  medical,  biomedical,  computer,  and  scientific  research 
activity  —  in  addition  to  the  development  of  commercial  office  space,  hotel  and 
conference  facilities,  retail  space,  and  parking  to  accommodate  all  such  uses.  The 
proposed  development  is  expected  to  initiate  the  growth  of  Boston's  new  economy, 
and  will  be  one  of  the  most  ambitious  economic  development  initiatives  being  under- 
taken anywhere  in  the  world.  In  both  its  design  and  function,  the  development  will 
serve  as  a  model  of  successful  urban  economic  development. 


Economic  Context 


Designated  as  a  primary  Technopolis  center  for  the  development  of  "new 
economies"  in  Boston,  the  South  Station  Air  Rights  Project  represents  a  strategic  and 
significant  economic  development  initiative  which  is  rooted  in  an  economic  theory 
that  calls  for:  (1)  increasing  the  diversification  of  the  city's  economic  base,  and  (2) 
expanding  the  local  economy  with  new  high-growth  sources  of  jobs  and  business 
activity.  In  this  regard,  the  "new  economies"  to  be  cultivated  and  developed  at  South 
Station  promise  not  only  to  balance  and  complement  Boston's  service  economy,  which 
fueled  the  growth  of  our  economy  in  the  1 980s,  but  also  to  set  the  future  course  for  the 
city's  economic  and  employment  growth  in  the  1990s. 

The  "new  economies"  to  be  developed  at  South  Station  encompass  a  wide 
range  of  medical,  biomedical,  and  scientific  research  fields  which  offer  promise  for 
commercially  profitable  product  and  process  applications.  Boston's  preeminence  in 
these  fields,  due  primarily  to  the  presence  of  many  of  the  world's  most  renowned 
institutions  of  higher  education  and  medicine,  makes  the  city  uniquely  qualified  to 
cultivate  these  growth  opportunities.  The  economic  feasibility  of  the  South  Station  Air 
Rights  Project  is,  in  fact,  largely  driven  by  the  need  for  institutional  expansion  to 
accommodate  Boston's  research  growth. 

Indications  of  the  long-term  health  and  viability  of  the  city's  research-based 
economy  are  suggested  by  the  unparalleled  level  of  government  funding  and  cor- 
porate support  —  in  particular  for  medical  and  biomedical  research  activity  — 
received  by  Boston's  institutions. 


South  Station  Development  Program 

The  planned  development  program  includes  approximately 
500,000  square  feet  of  research  related  activities.  The  research  component  vAll  be 
comprised  of  a  mix  of  academic,  hospital-based,  and  corporate-sponsored  research.  . 
Additional  space  for  research  foundations,  an  information  clearinghouse,  and  an 
international  marketing  service  for  products,  processes,  applications  and  services  may 
round  out  the  research  component. 

To  support  and  complement  the  research  component  of  the  Air  Rights 
Project,  the  development  program  for  South  Station  calls  for  the  development  of  hotel 
and  conference  facilities,  commercial  office  and  retail  space,  as  well  as  a  parking  facility 
sufficient  to  accommodate  each  of  these  uses.  These  complementary  uses  will  serve 
to  measurably  enhance  the  economic  potential  of  the  South  Station  research  com- 
ponent, and  contribute  to  the  overall  economic  viability  of  the  air  rights  development. 


The  Community 

Chinatown 


An  overriding  objective  of  the  development  of  South  Station  is  the  positive 
impact  which  such  development  can  and  will  have  on  the  surrounding  community. 
The  relationship  between  the  Chinatown  community  and  South  Station  dates  back  to 
the  end  of  nineteenth  century  when  Chinese  laborers  arrived  as  employees  for  the  Pearl 
Street  Telephone  Exchange  and  the  Transcontinental  Railroad.  Chinatown,  located 
adjacent  to  South  Station,  has  become  the  fastest  growing  neighborhood  in  the  city. 
The  communi  ty  has  continued  to  grow  in  population,  despite  the  lack  of  available  land 
to  develop  much  needed  housing,  recreational  and  open  space,  and  other  cultural  and 
community  oriented  facilities.  The  Leather  District,  an  area  dominated  by  historic  19th 
century  warehouse  and  manufacturing  buildings,  also  abuts  South  Station.  Future 
planning  for  the  Leather  District  will  concentrate  on  the  preservation  of  the  historic 
character  of  this  area. 

The  BRA  and  the  Chinatown /South  Cove  Neighborhood  Council  are 
currently  preparing  a  Chinatown  Community  Plan,  which  will  function  as  a  tool  to 
direct  future  community  growth,  to  manage  the  impacts  of  development  within  and 
adjacent  to  the  community,  to  implement  necessary  community  improvements,  and 
to  foster  economic  growth  which  will  result  in  positive  community  benefits. 

It  is  anticipated  that  the  South  Station  project  will  assist  in  the  overall 
implementation  of  the  Chinatown  Community  Plan  through  the  generation  of  neigh- 
borhood employment  opportunities,  job  training,  neighborhood  business  oppor- 
tunities, and  commitments  to  the  production  of  affordable  housing. 


South  Boston 

Across  Fort  Point  Channel  from  the  development  site  is  the  South  Boston 
community  which  is  comprised  of  a  substantial  residential  core,  a  vital  in- 
dustrial/manufacturing seaport  commercial  zone,  an  area  of  former  railroads  await- 
ing reuse.  The  twenty  year  plan  for  the  area  calls  for  reinvestment  in  the  residential 
area  and  the  creation  of  opportunities  for  affordable  housing,  protection  and  enhan- 
cement of  the  existing  blue  collar  economies,  and  the  development  of  a  mixed-use  area 
of  hotels,  housing  and  office  and  research  and  development  space  clustered  around 
New  Northern  Avenue  and  New  Congress  Street  in  an  area  known  as  the  Enterprise 
Zone.  The  South  Station  air  rights  project  will  make  a  substantial  contribution  to  this 
community  by  creating  new  jobs  and  job  training  for  South  Boston  residents,  through 
the  provision  of  affordable  housing  units  and  the  "spin-off"  demand  for  commercial 
space  and  business  support  service.  Additionally,  as  part  of  the  community  benefits 
from  this  project,  the  development  must  include  a  program  for  first  time  home  buyers 
in  the  South  Boston  and  Chinatown  neighborhoods.  The  South  Boston  community 
will  also  participate  in  the  ongoing  review  of  the  air  rights  project. 


Design  Concept 

The  unique,  mixed-use  development  program  for  the  South  Station  Air 
Rights  will  serve  as  the  prototype  for  Boston's  economic  diversification,  as  well  as  the 
highly  visible  symbol  for  a  major  rail  and  vehicular  gateway  to  the  City.  Accordingly, 
fresh  and  original  architectural  expressions  that  can  serve  as  a  metaphor  for  Boston's 
"new  economies"  and  the  gateway  location  should  emerge  from  the  respective  func- 
tions and  the  massing  relationships  between  the  hotel,  office  and  research  uses.  The 
design  concept  for  the  new  development  should  use  conventional  site  planning 
strategies,  generated  by  the  physical,  environmental  and  cultural  contexts  of  the  site, 
to  derive  its  basic  forms  and  urban  design  concepts  from  community  planning  goals, 
infrastructure  requirements,  public  access  needs,  along  with  critical  transportation 
and  circulation  issues. 

The  office  tower  is  intended  to  be  the  major  element  in  the  complex  that 
will  reinforce  the  existing  Dewey  Square  structures.  The  hotel  building,  to  be  designed 
in  conjunction  with  the  proposed  conference  center,  should  reflect  the  dual  needs  and 
functions  of  the  office  workers  and  the  designated  institutional,  corporate  and 
governmental  occupants  of  the  research  facility. 

The  design  of  the  research  component  itself  will  play  a  significant  role  in 
characterizing  the  emergence  of  a  new  sector  of  Boston's  diversified  economy.  In- 
tended as  the  flagship  structure  for  accommodating  the  businesses  and  labor  force  in 
new  economy  industries,  the  conceptual  design  of  this  component  must  reflect 
Boston's  national  and  international  preeminence  in  medicine,  biotechnology,  com- 
puter software,  and  related  research  and  scientific  fields. 

The  overall  location  and  programming  of  the  development  should  take  into 
account  the  context  and  the  existing  conditions  of  the  site.  The  exterior  design  of  the 
structure  should  reflect  the  innovahve  nature  of  the  activities  to  be  carried  out  within, 
while  the  interior  design  must  reflect  the  functional  orientation  and  requirements  of 
the  space  (i.e.,  inwardly  focused  laboratory  work  and  an  environment  highly  con- 
ducive to  interactive  research  work,  yet  protective  of  essential  privacy  and  intellectual 
property  concerns). 


In  addition  to  these  overall  design  requirements,  the  research  component 
must  allow  significant  customization  of  interior  space  to  accommodate  the  various 
sizes,  functions  and  design  requirements  of  individual  institutions.  Given  the 
dynamic  nature  of  research  in  the  medical,  biotechnology  and  scientific  fields,  the 
interior  of  the  research  component  must,  of  necessity,  be  flexible  enough  to  permit 
reconfiguration  of  space  to  accommodate  both  institutional  occupants  and  usechanges 
subsequent  to  construction. 


The  Role  of  Boston's  Institutions  in  the  New  Economy 

Boston  has  long  been  acknowledged  as  a  national  and  international  center 
of  medical  and  educational  excellence.  Its  reputation  as  such  has  been  built  largely  on 
the  strength  and  stature  of  the  city's  institutions,  as  well  as  on  the  quality  of  students 
and  professionals  which  these  institutions  attract  to  the  Boston  area.  By  some  stand- 
ards, the  breadth  and  quality  of  the  city's  institutions  are  unmatched  anywhere  in  the 
world. 

Boston's  health  care  industry,  fueled  by  the  presence  of  top-notch  hospitals 
that  combine  research,  clinical  care,  and  teaching,  is  of  the  highest  quality.  Together 
with  Boston  City  Hospital,  a  citywide  network  of  community  health  centers,  and 
private  laboratories  and  clinics,  these  medical  institutions  generate  approximately 
68,000  jobs  for  the  local  economy  —  more  than  10  percent  of  Boston's  total  job 
opportunities. 

Of  particular  significance  to  the  research  component  of  the  South  Station 
Air  Rights  Project  is  the  fact  that  Boston's  medical  institutions,  collectively,  make  the 
city  the  leading  recipient,  on  a  per  capita  basis,  of  National  Institutes  of  Health  (NIH) 
research  funding.  In  fact,  of  the  top  eleven  U.S.  hospitals  in  NIH  grants  received,  nine 
are  Boston  hospitals.  While  federal  budgetary  constraints  have  inhibited  the  growth 
rate  of  overall  NIH  funding,  Boston  hospitals  have  continued  to  receive  increases  in 
their  shares. 

As  home  to  more  than  50  colleges,  universities,  and  career/ technical 
schools  with  a  combined  enrollment  of  125,000  students,  Boston's  preeminence  in  the 
educational  field  is  well  established. 

As  key  components  of  the  city's  intellectual  infrastructure,  these  institu- 
tions employ  faculty  members  and  researchers  who  contribute  significantly  to  the 
advancement  of  all  forms  of  knowledge,  and  in  turn,  develop  the  minds  and  skills  of 
tomorrow's  leaders  and  workers  in  a  wide  variety  of  fields. 

The  millions  of  dollars  in  economic  stimulus  that  faculty  members,  stu- 
dents, and  alumni  bring  to  Boston's  economy  suggest  one  measure  of  the  value  of  the 
city's  educational  institutions.  The  fact  that  many  men  and  women  who  come  to 
Boston  to  obtain  an  education  remain  in  the  area  to  live,  work,  and  raise  families 
suggests  another  measure,  namely  the  contribution  of  the  educational  institutions  to 
building  Boston's  stock  of  human  resource  capital. 

In  the  future,  Boston's  medical  and  educational  institutions  will  play  an 
even  greater  role  in  the  city's,  the  Commonwealth's,  and  the  nation's  respective 
economies.  Nationally,  more  than  one  out  of  seven  new  jobs  to  be  created  in  the  next 
decade  will  occur  in  the  health  care  sector  alone.  For  Massachusetts,  the  health  care 
and  biotechnology  industries  will  continue  to  be  the  state's  largest  employment 


producers,  far  exceeding  the  more  well-known  computer  industry.  Boston,  for  its  part, 
will  continue  to  outpace  the  nation  in  its  health  and  research  employment  growth  and 
will  continue  to  be  the  primary  economic  engine  that  accounts  for  nearly  one-quarter 
of  Massachusetts'  economic  output. 

At  the  heart  of  Boston's  growth  in  the  1990s  and  beyond  will  be  the 
sustained  growth  of  the  city's  institutions.  With  approximately  ten  million  square  feet 
of  institutional  growth  planned  for  the  next  decade  alone,  the  forecast  for  Boston's 
future  is  indeed  a  promising  one.  Medical  research  will  unquestionably  lead  the 
growth  of  Boston's  hospitals.  With  the  collective  capacities  of  these  institutions  to 
share  research  ideas  and  the  personnel  who  conduct  that  research,  the  role  that 
Boston's  institutions  play  in  projects  such  as  the  South  Station  Air  Rights  Development 
will  indeed  contribute  measurably  to  the  future  of  Boston. 


About  the  Competition 

The  Boston  Redevelopment  Authority  owns  approximately  252,000  square 
feet  of  air  rights  above  the  tracks  at  South  Station  which  it  retained  after  conveying 
underlying  title  to  the  Massachusetts  Bay  Transportation  Authority  in  1979.  This 
competition  will  solicit  responses  from  joint  ventures  between  institutions,  which  are 
interested  in  expanding  their  research  and  development  activities  in  Boston,  and 
developers  of  large,  mixed  use  projects  who  have  the  qualifications  and  access  to 
capital  needed  to  carry  out  the  project. 

This  competition  will  proceed  on  a  schedule  whereby  the  Request  for 
Proposals  will  be  made  available  in  early  December.  Responses  to  the  RFP  will  be  due 
in  mid-February,  with  developer  selection  anticipated  by  early  mid-March. 

This  kit,  "Request  for  Proposals"  (RFP),  is  designed  to  solicit  interest  from 
joint  ventures  between  research  institutions,  including  hospitals,  universities,  medical 
schools,  foundations,  and  companies,  and  private  real  estate  developers  with  the 
demonstrable  capacity  to  undertake  a  project  of  this  scale,  and  with  the  interest  in 
participating  collaboratively  in  the  South  Station  project.  The  RFP  outlines  the  project 
objectives,  selection  criteria,  submission  requirements,  and  proposed  schedule,  and 
provides  additional  information  regarding  the  relationship  of  the  joint  venture 
partners,  government  agency  participation,  and  applicable  zorung  regulations. 
Detailed  information  regarding  project  specifications,  community  benefits,  and  design 
objectives  is  also  included.  At  the  time  of  tentative  designation  the  joint  venture  will 
receive  more  specific  design  guidelines  for  the  development  of  the  design  concept. 

Supplementary  materials  which  may  be  helpful  to  potential  joint  ventures 
are  included  in  the  Appendices. 


SOUTH  STATION 

REQUEST  FOR  PROPOSALS 


Introduction 


The  Boston  Redevelopment  Authority  invites  the  subnussion  of  proposals 
from  joint  venture  teams  of  developers,  institutions,  and  other  potential  tenants  of 
research  and  development  space  which  are  interested  in  participating  in  the  develop- 
ment of  the  BRA's  South  Station  Air  Rights  Development  Project.  The  entity  or  entities 
selected  will  be  invited  to  carry  out  the  mixed-use  project. 

The  offering  is  an  attractive  one  for  such  a  joint  venture.  The  site  is  sizeable 
and  can  accommodate  for  the  complex  program  which  is  envisioned.  Access  to  the 
site  by  various  transportation  modes  makes  it  one  of  Boston's  most  convenient 
locations. 


South  Station  Air  Rights  Parcel 


The  South  Station  parcel  is  over  6  acres  —  larger  than  any  other  develop- 
ment site  in  downtown  Boston  —  and  is  situated  in  a  superb  location  with  excellent 
transportation  access.  The  air  rights  parcel  will  soon  have  direct  access  to  Logan 
International  Airport  upon  the  1995  completion  of  the  Third  Harbor  Tunnel  and 
Seaport  Access  Road.  In  addition,  the  site  will  be  directly  accessible  to  the  depressed 
Central  Artery  and  the  Massachusetts  Turnpike.  South  Station  is  planned  as  an 
intermodal  transportation  facility  and  is  already  a  center  for  commuter  rail,  Amtrak, 
as  well  as  the  MBTA  rapid  transit  system's  Red  Line.  In  the  future,  the  site  will  also 
include  a  major  bus  terminal. 


Development  Program 


In  December  of  1979,  the  BRA  hired  WZMH  Group,  Inc.  to  study  the 
feasibility  of  building  in  the  air  rights  envelope  above  the  planned  inter-modal 
transportation  facility  at  South  Station  .  The  WZMH  scheme  consisted  of  a  400,000 
square  foot  stepped  high-rise  office  building  located  behind  the  headhouse,  a  600- 
room  hotel  along  Atlantic  Avenue  accessed  via  a  "Sky  Lobby";  a  2-story  250-500,000 
square  feet  research  and  development  facility;  and  a  800-1,600  car  parking  garage 
representing  1.5  million  square  feet  of  development.  Foundations  presently  under 
construction  by  the  MBTA  are  designed  to  support  the  WZMH  scheme. 

Under  new  zoning,  an  expanded  program  is  envisioned  at  South  Station 
which  would  allow  up  to  2  million  square  feet.  However,  the  costs  for  modifying  the 
existing  foundations  to  accommodate  an  alternative  development  concept  will  carry 
a  foundation  redesign  cost  premium  that  will  be  borne  by  the  designated  developer. 
The  designated  development  team  will  be  required  to  resolve  expeditiously  any  legal, 
design  and  engineering  issues  necessary  to  implement  a  revised  program. 


Zoning 

The  Boston  Zoning  Conunission  recently  adopted  permanent  zoning  for 
the  South  Station  area.  This  new  zoning.  Article  40  of  the  Boston  Zoning  Code,  will 
promote  the  development  of  the  "new  economy"  through  the  definition  of  a  prescribed 
buildout  and  the  potenHal  designation  of  a  Planned  Development  Area  (PDA),  one  of 
the  few  locations  in  downtown  Boston  where  a  PDA  is  allowed.  Research  and  research 
related  uses,  institutional  uses,  and  other  ancillary  or  complementary  uses  are  allowed 
uses  in  the  new  zoning. 


Major  Research  Component 

Through  the  RFP  process,  a  major  instihJtional  partner,  in  collaboration 
with  the  research  related  entities,  will  be  provided  with  a  certainty  of  tenancy  and 
future  space  in  a  high  quality  dowoitown  development  in  a  prime  location.  Through 
the  research  tenancy,  the  joint  venture  is  concurrently  provided  with  a  precommitted 
tenant. 


Financial  Terms 

Because  the  BRA  owns  the  air  rights  at  South  Station,  it  is  possible  to 
structure  financial  terms  for  the  development  which  can  reduce  front  end  costs  and 
risks  which  would  normally  be  borne  by  the  joint  venture  developer. 


Development  Objectives 

The  redevelopment  of  South  Station  will  be  a  model  for  future  development 
in  Boston,  through  which  public  policy  objectives  will  be  pursued  regarding:  (1)  re- 
search growth  and  the  "new  economy";  (2)  the  quality  of  the  surrounding  neighbor- 
hood environment  and  the  community  benefits  of  such  development;  and  (3)  urban 
design.  Specifically,  the  BRA  has  defined  these  objectives  as  follows: 

l.To  expand  and  diversify  the  city's  economy  through  the  aeation  of  new 
research-based  economic  activity.  The  future  growth  of  the  cit/s  economy 
can  be  expanded  and  balanced  with  new  research-based  activity,  and  the 
city's  major  institutions  can  play  a  leading  role  in  the  initiation,  develop- 
ment, and  continued  expansion  of  such  activity. 

2.To  promote  economic  opportunity  for  Chinatown  and  South  Boston  resi- 
dents. The  diversification  of  Boston's  economic  base  is  vitally  important  to 
the  continued  provision  of  adequate  job  opportunities  for  Boston  residents. 
Through  such  economic  expansion  and  diversification,  together  with  the 
creation  of  new  job  training  and  retraining  progranns  targeted  to  research- 
related  skills,  the  city  and  its  institutions  can  assure  that  South  Boston  and 
Chinatown  residents  benefit. 

3.To  develop  new  initiatives  which  will  create  manufacturing  and  product 
development  and  further  expand  Boston's  economic  base.  With  the  con- 
tinued development  of  the  city's  "new  economy",  the  application  of  re- 


search  findings  through  the  process  of  product  manufacturing  and  develop- 
ment can  provide  a  further  diversification  of  the  economic  base,  and  will 
provide  enhanced  employment  opportunities  for  Boston  residents. 

4.T0  reduce  the  impacts  of  institutional  expansion  within  Chinatown. 
Through  the  development  of  the  city's  new  economies  at  selected  sites  such 
as  South  Station,  research  growth  can  and  will  take  place  without  the  ad- 
verse impacts  on  Chinatown. 

5. Control  the  Impacts  of  Development  (i.e.,  Traffic,  Gentrif  ication)  on 
Chinatown  and  South  Boston.  Through  an  ongoing  review  process,  the 
BRA  will  ensure  that  appropriate  mitigation  measures  are  taken  to  prevent 
negative  impacts  on  Chinatown  and  South  Boston. 

6.T0  take  full  advantage  of  the  city's  intellectual  infrastructure.  Boston  is 
the  center  of  an  intellectual  infrastructure  unsurpassed  nationally.  Boston 
must  take  full  advantage  of  these  resources  —  physicians,  researchers,  facul- 
ty, and  technicians  —  to  enhance  the  city's  growth. 

7.T0  encourage  the  growth  of  new  research  related  businesses  which  will 
complement  the  strengths  of  the  institutional  economy  and  take  ad- 
vantage of  the  intellectual  resources  of  Boston's  institutions.  Through  the 
development  and  expansion  of  research  space  and  the  provision  of  the 
necessary  technical,  financial,  and  physical  resources,  including  the  labor 
force,  venture  capital,  physical  space,  and  ancillary  services  associated  with 
such  initiatives,  commercial  research  endeavors  can  be  fostered  and  en- 
couraged. 

8.T0  encourage  new  financial  investment  in  Boston.  Boston  is  a  leading 
center  of  venture  capital.  To  achieve  its  economic  objectives,  the  city  must 
take  advantage  of  this  venture  capital  prominence,  and  encourage  the 
growth  of  strong,  new  research  activities  financed  with  venture  capital,  al- 
lowing for  new  economic  growth. 

9.The  unique,  mixed  use  development  program  for  the  South  Station  Air 
Rights  will  serve  as  the  prototype  for  Boston's  economic  diversification, 
as  well  as  the  highly  visible  symbol  for  a  major  rail  and  vehicular 
gateway  to  the  city.  Fresh  and  original  architectural  expressions  that  can 
serve  as  a  metaphor  for  Boston's  "new  economies"  and  the  gateway  loca- 
tion should  emerge  from  the  respective  functions  and  the  massing  relation- 
ships between  the  hotel,  office  and  research  uses. 
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Design  Guidelines 

Zoning  specifies  certain  height  and  floor  area  ratio  controls  to  govern  the 
proposed  development  at  South  Station.  Much  effort  has  gone  into  the  preparation  of 
design  proposals  for  the  air  rights,  beginning  with  schemes  done  for  the  BRA  in  1979 
and  more  recently  with  in-house  studies  of  massing  alternatives.  Along  with  the 
development  of  a  "new  economy",  the  BRA  seeks  to  establish  new  design  directions 
and  to  create  an  innovative  environment  within  and  adjacent  to  the  Technopolis 
Center  which  symbolizes  Boston  as  a  city  of  the  future.  That  environment,  which  can 
become  a  prototype  for  other  research  and  development  centers  throughout  the  city, 
will  incorporate  state-of-the-art  planning  and  design  of  environmental,  mechanical, 
and  structural  components  for  new  technologies  for  both  air  rights  construction  and 
laboratory  facilities. 

For  the  purposes  of  this  competition,  developers  will  respond  to  initial 
design  criteria  as  outlined  in  the  RFP.  Entries  will  be  evaluated  on  the  soundness  of 
basic  massing  concepts,  the  depth  of  understanding  of  engineering  aspects  and 
solutions  proposed  with  regard  to  air  rights  development  over  the  tracks,  and  func- 
tional aspects  of  the  design,  including  accessibility  and  legibility  of  various  com- 
ponents. 

In  addition,  the  conceptual  design  will  be  evaluated  with  regard  to  the 
needs  of  institutions  and  the  inter-relationship  of  institutional  and  other  uses.  The 
design  of  this  stage  should  focus  more  on  organizational  relationships  and  urban 
design  issues  than  on  more  detailed  architectural  concerns. 

Conceptual  designs  should: 


• 


• 


• 


• 


Express  in  architectural,  structural  and  urban  design  forms  an  air  rights 
development  that  is  well  adapted  to  R&D  uses  and  is  efficient  and  com- 
patible in  its  impacts  upon  the  existing  MBTA  project  and  air  rights  structure. 


Respond  to  a  development  program  and  design  that  integrates  the  vertical 
components  of  the  highrise  service  economy  and  hotel  with  the  horizontally 
organized,  lowrise  activities  of  a  research/R&D  facility. 

Organize  the  various  components  of  the  air  rights  project  into  a  set  of  distinct 
functions  and  uses  that  are  interconnected  through  a  series  of  air  rights 
streets. 

Establish  a  new  vocabulary  of  architectural  elements  and  design  that 
responds  foremost  to  the  functional  requirements  of  the  user  and  features 
within  the  structure  that  can  be  altered  and  modified  as  the  activities  within 
the  structure  change  over  time. 

Produce  an  air  rights  development  that  is  an  archetype  for  the  building 
program  and  site  gateway  location,  and  which  clearly  defines  the  "new 
economy"  as  an  integral  element  in  the  larger,  more  traditional  urban  form 
of  the  city  of  Boston. 


As  a  result  of  new  permanent  zoning,  the  proposed  development  could 
include  the  following  elements:  (1)  a  tower  at  Dewey  Square,  not  to  exceed  400  feet 
above  the  MBTA  facility;  (2)  a  lower  building  set  back  along  Atlantic  Avenue  of  a 
height  of  155  to  250  feet;  (3)  a  multi-level  parking  structure  above  the  MBTA's 
intermodal  platform;  and  (4)  a  lower  building  element  above  the  parking  trays.  The 
new  program  would  require  some  degree  of  foundation  reconstruction. 

The  image  of  the  proposed  project  will  be  that  of  a  gateway  complex, 
creating  a  portal  image  to  the  City,  and  a  point  tower  which  locates  the  intermodal 
transportation  facility  as  a  component  of  the  larger  city  skyline. 


Selection  Criteria 


A.Development  Capacity 

The  criteria  for  selection  to  participate  in  the  development  of  the  South  Sta- 
tion Air  Rights  Development  Project  will  include  the  following: 

•  Experience 

Particular  consideration  will  be  given  to  a  developer  experienced  in  a  large 
mixed-use  air  rights  development  and /or  intermodal  transportation  joint 
development. 

•  Joint  Venture 

The  respondents  must  demonstrate  the  capacity  to  participate  in  a  project  of 
the  magnitude  contemplated  for  South  Station.  Consideration  will  be  given 
to  the  joint  venture  which  presents  the  experience  with  significant  commer- 
cial projects  and  demonstrates  the  knowledge,  financial  resources,  and  the 
necessary  skills  to  complete  such  projects. 

•  Financial 

The  team  will  be  judged  on  the  extent  to  which  it  commands  the  financial 
resources  to  complete  the  air  rights  development  of  South  Station.  In  making 
this  assessment,  consideration  will  be  given  to  the  developer  who  has 
sustained  strong  relationships  wi  th  financial  insti  tu  tions  on  past  projects  and 
can  demonstrate  the  ability  to  access  favorable  financing  for  this  project.The 
respondents  must  also  demonstrate  the  extent  to  which  it  has  the  financial 
capacity,  through  government  financing,  private  corporate  financing,  or 
other  lending  and  financing  resources  to  participate  in  this  project  as  an- 
ticipated. 

B.Institutional  and  Non-Institutional  Research  Capacity 

Each  joint  venture  team  should  demonstrate  a  capacity  to  develop  and  un- 
dertake research  related  activities  in  a  manner  which  will  maximize  its 
quality,  its  potential  for  secondary  growth,  specifically  the  manufacturing 
of  products  resulting  from  such  research,  and  which  will  maximize  the  posi- 
tive benefits  to  Boston  and  its  economy.  Specifically,  such  criteria  include 
the  following: 

•  Non-institutional  Research  Relationships 
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• 


• 


The  joint  venture  should  demonstrate  the  extent  to  which  it  can  attract 
non-instituHonal,  private  research  firms,  such  as  biotechnology  and  phar- 
maceutical companies,  which  would  further  enhance  the  proposed  project 
and  its  positive  economic  impacts. 

Research  Expertise  And  Experience 

The  joint  venture  should  demonstrate  prior  experience  and  expertise  in  the 
development  and  construction  of  research  laboratory  space  for  both  basic 
and  applied  research,  general  expertise  in  product  development  and  testing, 
prototype  fabrication,  and  production  of  experimental  products. 

Technology  Transfer  Expertise 

The  joint  venture  should  demonstrate  expertise  in  the  field  of  technology 

transfer  and  the  application  of  research  findings  to  product  development. 

Compatibility  with  Shared  Services 
The  joint  venture  should  demonstrate  its  compatibility  with  the  shared  and 
ancillary  services  to  be  developed  through  the  proposed  project,  including 
conference  facilities. 

C. Community  Benefits 

The  joint  venture  should  present  documentation  of  its  planned  contribution 
to  Chinatown  and  the  implementation  of  its  community  plan,  and  the  posi- 
tive impacts  on  the  quality  of  life  on  residents  of  South  Boston.  The  joint 
venture  should  indicate  how  it  will  meet  the  following  policy  objectives: 

•  Employment  Generation  And  Training  Capabilities 

The  joint  venture  should  demonstrate  its  capacity,  through  participation  In 
the  project,  to  create  diverse  employment  opportunities  which  will  enhance 
Boston's  employment  base.  The  level  of  diversified  job  creation  is  of  vital 
importance. 

•  Creation  Of  Affordable  Housing 

Affordable  rental  and  home  ownership  opportunities  for  families  is  a 
priority  in  Chinatown  and  South  Boston.  There  should  also  be  an  examina- 
tion of  the  housing  needs  of  institutional  employees  and  how  joint  venture 
would  help  meet  them. 

4 

D. Neighborhood  Business  and  Non-Prof  it  Opportunity 

•  Increasing  the  capacity  of  and  Development  Opportunities 

for  Neighborhood  Business  Enterprises,  Community  Development  Cor- 
porations, and  other  Community-Based  Non-Profit  Organizations.  The  NBE 
participation  should  reflect  the  diversity  of  all  of  Boston's  neighborhoods, 
and  in  particular  the  South  Boston  and  the  Chinatown  community  which 
abut  South  Station.  NBE  and  CDC  contracts  in  trade  related  industries  will 
also  be  encouraged. 

•  Inclusion  of  Day  Care  Facilities 
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Zoning  for  the  South  Station  Development  Area  requires  that  a  4,000  square 
foot  day  care  facility  be  provided  on-site  and  an  additional  8,000  square  feet 
for  day  care  be  provided  on  off-site. 


Submission  Requirements 

All  teams  are  requested  to  submit  20  copies  of  the  required  submission 
material  on  or  before  5:00  p.m.  on  February  14, 1990,  to: 

Stephen  Coyle,  Director 

Boston  Redevelopment  Authority 

One  City  Hall  Square 

Boston,  MA  02201 

Submissions  should  be  reproducible,  in  an  8-1/2"  x  11"  format,  and  or- 
ganized in  the  categories  listed  below. 

All  proposals  will  be  reviewed  according  to  and  subject  to  the  criteria, 
objectives,  procedures,  submission  requirements,  and  guidelines  outlined  in  the  docu- 
ment. Following  an  initial  review  of  subnaissions,  additional  information  may  be 
requested  from  competitors. 

All  joint  ventures  subnutting  proposals  may  be  invited  to  make  a  formal 
presentation  to  the  BRA  during  the  review  process. 

The  BRA  will  recommend  tentative  designation  of  the  joint  venture  whose 
proposal  best  meets  the  defined  criteria  for  maximizing  the  benefits  of  the  project  to 
the  city  of  Boston.  The  designated  joint  venhire  will  be  subject  to  subsequent  phases 
of  review  prior  to  consideration  for  final  designation.  Compliance  with  the  South 
Station  Economic  Development  Area  Zoning,  Article  40  of  the  Boston  Zoning  Code, 
and  related  applicable  zoning  amendments,  will  be  required  of  all  institutional 
proposals. 

The  Authority  reserves  the  right  to  reject  any  and  all  proposals. 

A  certified  cashier's  check  in  the  amount  of  Five  Thousand  ($5,000.00) 
Dollars  payable  to  the  Boston  Redevelopment  Authority  is  required.  The  Authority 
is  under  no  obligation  to  earn  interest.  Twenty-Five  Hundred  ($2,500.00)  Dollars  of 
the  fee  will  be  retained  by  the  Authority  for  processing  the  submission;  the  remaining 
Twenty-Five  Hundred  ($2,500.00)  Dollars  will  be  returned  to  unsuccessful  applicants. 
The  submission  requirements  include  the  following: 

1  .Joint  Venture  Profile 

A  detailed  description  of  the  joint  venture  team,  including  the  following: 

•  Project  Management  Structure,  organizational  structure,  investment 
strategy  and  development  philosophy  of  joint  venture; 

•  History  of  the  institution; 
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•  The  current  size  of  the  institution,  including  square  footage  of  the  institution 
by  type  of  use  and  services  provided; 

•  Major  development  and  expansion  plans  of  the  institution,  including 
planned  and  proposed  developnient  to  be  undertaken  in  the  next  10  years; 

•  Types  of  services  and  programs  provided  by  the  institution;and 

•  Employment  levels  of  the  institution,  by  type,  skill  levels,  and  by  percentage 
of  Boston  residents  employed  institution-wide. 

2. Experience 

A  definition  of  the  experience  and  expertise  of  the  joint  venture  in  develop- 
ing a  mixed-use  program  as  envisioned  for  South  Station,  including  the 
following: 


• 


• 


• 


Description  of  major  research  projects  with  similar  types  of  uses  and  ac- 
tivities, with  such  information  including  the  size,  location,  and  specific  types 
of  uses; 

Total  investments  in  and  development  costs  of  such  projects; 

Construction  and  permanent  financing  mechanisms  utilized  for  such 
projects; 

Extent  of  participation  by  other  entities,  including  lenders,  developers,  and 
both  institutional/non-institutional  research  entities. 


S.Proposed  Program 

A  definition  of  the  proposed  program  of  the  South  Station  project  and 
description  of  uses  and  space  anticipated  for  lease,  including  the  following: 

•  Types  of  uses,  including  types  of  research  uses,  to  be  programmed  in  the 
project; 

•  Amounts  of  square  footage  necessary  for  each  type  of  use; 

•  Number  of  emplojonent  opportunities  anticipated  by  both  type  and  skill 
levels; 


• 


Ancillary  or  shared  services  which  must  be  provided  to  make  the  participa- 
tion of  the  institution  feasible; 
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4.Financial  Submission 

The  following  financial  submissions  are  required: 

A.  Institutions 

•  Explain  sources  of  funding  undertaken  for  research  activities; 

•  Explain  institutions  role  in  the  project. 


B.Joint  Venture 


• 


A  summary  of  the  proposal  including  proposed  uses,  proposed  ownership 
structure  and  the  anticipated  development  schedule,  development  and 
operating  pro  formas  are  required. 

•  Letters  of  Interest  from  a  financial  institution  or  source  of  funding  for 
construction  and  permanent  financing; 

•  Statement  of  Public  Disclosure  and  Statement  of  Qualifications  and  Financial 
Responsibility.  (See  Appendix) 

5.Non-institutional  Participation 

Description  of  a  compatible  non-institutional  user  of  research  space  which 
would  increase  and  enhance  the  research  component  of  the  proposed 
project,  including  the  following: 


• 


• 


Letter  of  interest  or  commitment  from  a  compatible  non-institutional  user, 
with  definition  of  space  to  be  used,  by  type,  amount,  and  employment 
opportunities  to  be  generated;  and 

Definition  of  the  type  of  research  to  be  undertaken,  and  its  compatibility 
with  the  institution's  proposed  research. 


G.Project  Benefits 

A  definition  of  benefits  of  the  development  to  the  Chinatown  and  South 
Boston  communities,  including  employment,  business,  day  care,  and  hous- 
ing opportunities  which  would  result. 


• 


Employment  Opportunities  for  Boston  Residents 

A  description  of  the  specific  employment  opportunities,  including  job  train- 
ing and  retraining  programs,  which  would  be  provided  for  Chinatown  and 
South  Boston  residents  through  the  development  of  the  proposed  project. 
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•  Creation  of  Affordable  Housing 

Description  of  plans  to  create  affordable  rental  and  homeownership  oppor- 
tunities for  families  in  Chinatown  and  South  Boston,  as  well  as  the  housing 
needs  of  institutional  employees.  Describe  an  off-site  housing  program,  a 
first  time  homebuyers  program,  and  the  team's  commitment  through 
linkage  and  other  mechanisms  which  would  lend  to  the  implementation  of 
that  program. 

•  Neighborhood  Business  and  Non-Profit  Opportunity 

Developers  should  submit  proposals  indicating  creative  ways  to  maximize 
the  participation  of  Neighborhood  Business  Enterprises  (NBE's),  Community 
Development  Corporations  (CDC's),  and  other  community-based  non-profit  or- 
ganizations. Mechanisms  could  include  equity  participation  and  joint  ventures  with 
NBE's,  CDC's  and  other  non-profits  regarding  the  provision  of  affordable  housing 
and /or  South  Station- related  development.  Technical  assistance  programs  in 
development-related  areas  to  NBE's,  CDC's,  and  non-profits  are  encouraged.  NBE 
and  CDC  contracts  in  trade-related  industries  will  also  be  encouraged. 

•  Size  and  location  of  Day  Care  Facilities  to  be  provided. 

T.Project  Timetable 

A  definition  of  the  timetable  for  participation  in  the  project,  as  determined 
by  financing  availability,  space  needs,  non-institutional  participation,  and 
other  appropriate  variables. 

S.Achievement  of  Goals  and  Objectives 

A  brief  definition  of  the  manner  and  extent  to  which  the  proposed  project 
addresses  and  achieves  each  objective  previously  defined  for  the  South  Sta- 
tion project. 

9.Design  Submission  Requirements 

The  developer  should  respond  to  the  program  goals  of  the  South  Station 

project  and  indicate  its  strategies  for  addressing  the  following; 

a.The  program  of  uses,  their  mix,  location,  phasing  and  an  overall  master 

plan  for  the  air  rights. 

b.The  integration  of  the  air  rights  program  upon  MBTA  facility. 
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Design  Submission 

l.A  study  model  at  a  scale  of  one  inch  to  forty  feet,  prepared  in  sufficient 
detail  to  evaluate  the  relationships  of  height,  mass,  proportion,  to  surround- 
ing buildings  and  spaces  and  to  reflect  the  proposed  buildout.  The  model 
will  be  placed  within  the  Boston  Redevelopment  Authority  model  during 
its  evaluation. 

2.A  site  plan  in  sufficient  detail  at  1  /40"  =  I'O"  or  larger  to  describe  the  charac- 
ter and  scope  of  the  proposal.  The  plan  must  include  the  floor  plans  and 
should  identify  pedestrian  routes  through  the  complex  as  well  as 
pedestrian,  vehicular  and  service  access  and  routes  and  other  building  sys- 
tems. 

S.Several  building/site  sections  at  1/40"  =  I'O"  scale  illustrating  the  relation  in 
scale  and  massing  between  the  various  components  of  the  program,  as  well 
as  between  the  proposal  and  existing  buildings  immediately  within  the  sur- 
rounding area,  and  to  describe  the  air  rights  compatibility  with  the  MBTA 
bus  and  train  uses  below  as  well  as  existing  structure  elements. 

4.Any  additional  plans,  elevations,  sections  and  axonometrics  as  may  be  re- 
quired to  understand  the  organization  of  the  building(s),  and  that  illustrates 
the  unique  aspects  of  this  proposal  and  the  new  economy  program  com- 
ponent. 

S.Concept  sketches  and  images  may  be  submitted.   However,  after  tentative 
designation  more  specific  architectural  design  and  urban  design  guidelines 
will  be  established  by  the  BRA.  It  will  be  the  responsibility  of  the  desig- 
nated team  to  incorporate  BRA  guidelines  as  the  design  process  continues. 


Structural  Analysis  and  Economic  Cost  Analysis 

Structural  and  Cost  Analysis  for  any  and  all  foundations  and/or  structiire  either 
existing  or  proposed  which  will  be  required  to  consti'uct  the  proposed  development. 
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